From: Hill, Shannon

To: Downtown West Project

Subject: FW: San Jose Water Company Building

Date: Wednesday, September 9, 2020 1:19:59 AM
Attachments: 2_Height Map & Site Plan_Delmas-FEIR_2004.pdf

1 DelmasAveMixed-Use FEIR Devel Stds 2004.pdf
3_2004_Aprvd-Devel-Stds_DelmasMixedUse_PDC02-046_Plans.pdf
5 _HP16-002 Plans 2016.pdf
4_SitePlan&-DevelStds_2016_PD15-061.pdf

6_HP16-002 excerpt 2016.pdf
DelmasMixed-UseFEIR_Apx-H_Historic_2004.pdf

From: Karl Heisler <KHeisler@esassoc.com>

Sent: Wednesday, May 6, 2020 10:54 PM

To: Keyon, David <david.keyon@sanjoseca.gov>; Hill, Shannon <Shannon.Hill@sanjoseca.gov>;
Arroyo, Juliet <Juliet.Arroyo@sanjoseca.gov>

Cc: bhaveshp@google.com; Anton Walker (antonwalker@google.com) <antonwalker@google.com>;
Victoria Lehman <vlehman@google.com>; Hillary Gitelman <HGitelman@esassoc.com>; Linda S.
Peters <Ispeters@esassoc.com>; Becky Urbano <BUrbano@esassoc.com>

Subject: San Jose Water Company Building

[External Email]

David, Shannon, and Juliet: With apologies for not providing this earlier, | wanted to get you all the
attached Development Standards from the 2004 Delmas Mixed-Use Project, reapproved in 2016 as
the Trammel Crow Company (TCC) project. | have been digging into this over the last several days to
try to understand the source of the setbacks from the San Jose Water Company building that were
approved by the City Council (twice). It appears that the original genesis for setbacks on the TCC
project site was to avoid adversely affecting the Guadalupe River. Hence, the Development
Standards (dated May 13, 2002; Attachment 1, page 5) included as an appendix to the FEIR focused
on the setback from the river (and also included a setback from West Santa Clara Street to preserve
views towards Downtown and a setback from West San Fernando Street, likely in deference to the
Lakehouse Historic District to the south). Attachment 2 includes the height map and site plan from
the 2004 FEIR.

However, by the time the Final EIR was published in 2004, it is clear that the plans and Development
Standards had been revised (see Attachment 3). On page 2 of Attachment 3, Section 4.0, 4.0
Treatment of Existing San Jose Water Company Building, under D. Other Project Process or Design
Standards, explicitly sets forth the setbacks from the SIWC building that were approved in 2004 and
again in 2016. Page 3 of Attachment 3 shows a circular notch to provide for a setback at a fixed
radius from the SJWC building; note that this does not appear in the EIR plans in Attachment 2. The
circular notch became somewhat more pronounced in the 2016 approvals (see Attachments 4, 5,
and 6), but the Development Standards narrative appears to be the same (compare Attachments 3
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(llustrative example with respect to building massing, location and configuration, open space configuration and pedestrian circulation.)
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SAN JOSE WATER COMPANY- DELMAS SITE
Supporting Notes/Land Use Plan
May 13, 2002

Development and Performance Standards

The PD zoning (defined as the “project”) allows a mixed-use commercial and residential
development located in the greater downtown area of San Jose. It further allows the
phased development of up to 1.025 million square feet of commercial and retail uses
east of Delmas Avenue on Site A, and up to 325 residential units and up to 15,000
square feet of commercial and retail uses west of Delmas Avenue on Site B, subject to
the guidelines (“Guidelines”) which consist of Sections A and B below. The historic San
Jose Water Company headquarters building is located in the northeast comner of the
site. The main rectangular building (approx. 15,900 SF) fronting Santa Clara Street will
remain, and will have commercial and/or retail uses subject to market demand. All
other buildings will be removed. While maintaining the existing intersections at Santa
Clara and San Fernando Streets, a slight bend of Delmas Avenue to the west is
planned to orient pedestrian and vehicle traffic to the adjacent waterways and create a
visual link between the park to the north and proposed station to the south. Parking for
the commercial space east of Delmas Avenue will be provided in structured garages
with up to two levels below-grade and up to five levels above-grade. Parking for the
residential space west of Delmas Avenue will also be provided in structured garages
with up to one level below grade and up to five levels above-grade. Along Los Gatos
Creek and the Guadalupe River, all new building structures will have minimum 50"
landscaped setback areas which will include pedestrian trails (up to 12 feet wide) and
seating areas. - : -

A. SITE A — EAST OF DELMAS
1.0 CONTEXT

Site A is located along the eastern side of Delmas Avenue and is designated as the
commercial zone within this development. Uses generally include “Commercial” (as
defined in Section A.2.1.1 below) and the potential for first and second level “Retail” (as
defined in Section A.2.1.2 below} development. The site is bounded by Santa Clara
Street to the north, Delmas Avenue to the west, the Guadalupe River corridor to the
east and San Fernando Sireet to the south. The proposed VTA rail line runs across the
southwestern corner of the site. The site includes the existing San Jose Water
Company Building.

20 LaNDUSE
2.1.  Allowable uses on Site A include the following:

21.1. All uses either categorized under the headings of, or
listed individually as, Education and Training, Private
Club or Ladge, Health Club, Gymnasium, Offices and
Financial Services, Public, Quasi-Public and Assembly
Uses, Recycling Uses, Transportation and Ultilities,
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Transportation and Communication, and Electric
Power Generation [collectively “Commercial’] in either
‘Table 20-90 for Zoning District CN or Table 20-140 for
Zoning District DC of the San Jose Municipal Cede (as
such tables are in effect on the date of PD Zoning
approval for this project). Such uses shall be
Permiftted, Conditional, Special or Administrative, as
indicated in those tables and subject to the rules set
forth in San Jose Municipal Code Sections 20.40.100
and 20.70.100 (as in effect on the date of PD Zoning
approval for this project) except as follows:

(a) In the event of a conflict between Table 20-
90 and Table 20-140, the project shall be
subject to the more permissive of the
regulations.

() The following uses which are listed in
Tables 20-90 and Table 20-140 shall all be
“P" (Permitted Uses), notwithstanding the
designation given to, or the prohibition of,
these uses in these tables: all uses listed
under Education and Training; Health Club,
gymnasium; Swim and Tennis Club;
Private clubs and lodges; Museums,
libraries, community centers (Privately
operated); Television, radio studios without
antenna/dishes; Auditoriums; Short-term
parking lot for uses or events other than
on-site; Wireless communication antenna;
Stand-by/Back-up Facilities that do not
exceed noise or air standards.

2.1.2. . All uses either categorized under the headings of, or
listed individually as, General Retail, Education and
Training, Entertainment and Recreation Related, Food
Services, Health and Veterinary Services, General
Services, Public, Quasi-Public and Assembly Uses,
Recycling Uses, Transportation and Utilities,
Transportation and Communication, Vehicle Related
Uses (coliectively “Retail”) in either Table 20-90 for
Zoning District CN or Table 20-140 for Zoning District
DC (as in effect on the date of PD Zoning approval for
this project). Such uses shall be Permitted,
Conditional, Special or Administrative, as indicated in
those tables and subject to the rules set forth in San
Jose Municipal Code Sections 20.40.100 and

“--—-———ﬂni—-_-"-i--
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20.70.100 (as in effect on the date of PD Zoning
approval for the project), except as follows:

{a) In the event of a conflict between Table 20-
90 and Table 20-140, the project shall be
subject to the more permissive of the
regulations.

(b) The following uses which are listed in
Tables 20-90 and Table 20-140 shall all be
“P" (Permitted Uses), notwithstanding the
designation given to, or the prohibition of,
these uses in these tables: Alcohol/off-site
sales; Outdoor vending; all uses listed
under Education and Training; Health club,
gymnasium; Swim and tennis club;
Drinking establishments; Private clubs and
lodges; Museums, libraries, community
centers (Privately operated); Television,
radio studios without antenna/dishes;
Auditoriums; Short-term parking lot for uses
or events other than on-site; Wireless
communication antenna; Stand-by/Back-up
Facilities that do not exceed noise or air
standards.

Parking within an above-grade podium and below-
grade parking structures.

3.0 PHYSICAL DEVELOPMENT STANDARDS

3.1. Development Size and Density

3.1.1.

There shall be a maximum total of 1,025,000 square
feet (including space in the existing San Jose Water
company Building) of Commercial and Retail space, of
which (if 1,025,000 square feet of Cormmercial and
Retail space is constructed) there shall be a minimum
of 975,000 square feset and up to a maximum of
1,020,000 square feet of Commercial uses and a
minimum of 5,000 square feet and up to a maximum
of 50,000 square feet of Retail uses. Some uses
qualify as both Commercial and Retail (as defined in
these Guidelines) and may be perritted within either
of the space limitations for Commercial or Retail. If
1,025,000 square feet is constructed, a minimum of
40,000 square feet shall be “Activity Generating
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Height

3.2.1.

3.2.2..

3.2.3.

3.2.4.
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Space” defined to mean space devoted to either
Commercial or Retail uses which is located on the first
one or two levels, incorporates clear or fightly tinted
glass to provide transparency between interior and
exterior activity, and is accessible from individual
entrances directly from perimeter ground level. Any
restaurant not located in the San Jose Water
Company Building, but which is located on the
Guadalupe River side of the project, shall front on or
be within 150 feet of the Santa Clara Setback ~ Site A
(which setback is shown on Sheet 2a-1) in order to
have emergency vehicle access.

_All new Commercial and Retail development shall be
located above or at the exterior edge (either within the
structure or opened to the structure) of structured and
below-grade parking, with the exception of the existing
15,800 square foot portion of the San Jose Water
Company Building.

Podium - Maximum height of the above-grade parking
podium shall not exceed five levels (which shali not
exceed 70 feet) except as set forth in Sections A.3.2.2
and A.3.2.3 of these Guidelines.

_ The structure adjacent to the Guadalupe River shall
not exceed 45 feet in height along the Primary
Setback Zone (refer to sheet 2d). For additional
stepback requirements, see Section A.3.3.2 of these
Guidelines. -

“The structure along Delmas Avenue shall not exceed
45 feet in height except within 200 feet of the comers
of Santa Clara and San Fernando Sireets, where the
height limit shail be the height envelope described in

Section A.3.2.4 of these Guidelines (refer to sheet 2d).

Towers — The maximum height of towers including
parapets, architectural elements and mechanical
equipment enclosures, shall not exceed a vertical
envelope of 218 feet above-grade beginning at the
property north boundary along Santa Clara Street and
rising to 268 feet above-grade at the property south
boundary along San Femando Street (refer to building
envelope section sheet 2d).
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(a) It is desirable that the heights of the towers
vary across the site.

(b} For stepback requirements, see Section
A.3.3.2, a, b and c of these Guidelines.

Perimeter Setbacks and Stepbacks - The ohjective of the
setbacks and stepbacks is to create a strong urban edge along
Delmas Avenue and San Fernando Street, to create a view
corridor along Santa Clara Street to the Guadalupe River, to
provide an accessible and visible plaza area next fo the existing
San Jose Water Company Building, and o minimize the impacts
to the Guadalupe River while providing access o the creek trail
system. Refer to the Land Use Plan Sheet 2a-1.

3.3.1.

3.3.2.

DELMAS SETBACK: In order to create a strong urban
edge, the structure adjacent o Delmas Avenue shall
have a zero foot setback from the right-of-way and
there shall be a minimum 15 foot sidewalk within the
right-of-way from the back of curb to front of structure
(refer to sheet 2f). The tower setbacks (above the
podium) along Delmas Avenue may vary (refer fo
sheet 2d). See Section A.3.2.3 of these Guidelines. it
is desirable that the orientation of the towers conforms
to the downtown city grid.

GUADALUPE RIVER SETBACK AND STEPBACKS: The
project shall have a Primary Setback Zone of 50 feet
measured from the top of bank, in which no
permanent buildings other than landscape struciures
shall be built (refer to sheet 2d). To further enhance
the Guadalupe River edge, a series of building height
stepbacks shall be created along the Guadalupe River
which shall limit the height of the structures that may
be built within various zones, as follows (refer to sheet
2d):

(@) Any portion of the structure within the zone
that is between 50 and 80 feet measured
from top of bank shall not exceed a height
of 45 feet.

(b) Any portion of the structure within the zone
that is between 80 and 120 feet measured
from the top of the bank shall not exceed
70 feet with the following exception:
portions of the structures which are higher
than 70 feet (and may have heights up to
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the building height envelope) may
encroach in this zone provided that the
portion of the structure that encroaches is
limited to no more than 110 feet of building
edge facing the Guadalupe River.

{c) Beyond 120 feet measured from the top of
the bank, the height of the tfowers shall
conform to the building envelope
requirements set forth in Section A.3.2.4 of
these Guidelines.

3.3.3. SANTA CLARA SETBACK — SITE A: Structures are set
back behind the open space zone shown as Santa
Clara Setback — Site A on the Land Use Plan, sheet
2a-1.

3.3.4, PrROPOSED VTA SETBACK: Zero setbacks along the
VTA property line are permitted to create building
facades that are parallel to San Fernando Street.

3.3.5. SAN FERNANDO SETBACK: Structures shall be set back
a minimum of 20 feet from the back of right-of-way
along San Fernando Street, as such right-of-way is
shown on sheet 2a-1.

4.0 OFF-STREET PARKING AND LOADING STANDARDS

4.1

Parking shall be provided in structured garages with up to two
levels of below-grade and up to five levels above-grade. The
following parking requirements shall be used to determine
minimum standards for off-street parking: =

4.1.1. At the property owner’s election, up to 10 % of
required parking may be valet. A minimum of 50% of
required parking shall be provided in dedicated stalls.

4.1.2. _ Parking shall be provided within a range of 2.25 to
3.00 spaces for every 1000 gross square feet of
Commercial and Retail space (the number within the
range to be at the property owner’s sole discretion,
depending on market demand).

4.1.3. Access to and egress from the parking shall be from
Delmas Avenue and San Fermando Street.

414 - The property owner may elect to reduce further the
parking ratio from the ratio selected by the owner
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6.0

4.2

4.3.
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under Section A.4.1.2 of these Guidelines, in
accordance with the ten percent reduction permitted
by City of San Jose Municipal Code Section 20-80-
220.A (as in effect on the date of PD Zoning approval
for the project) based on proximity to the proposed
LRT station, including reducing a ratio of 2.25/1000 by
ten percent.

All truck loading and unloading areas shali be consistent with the
City of San Jose Municipal Code Sections 20.90.700 — 20.90.780
Downtown Qff-Street Loading Requirements (as in effect on the
date of PD Zoning approval for the project).

A curb adjacent loading zone shall be provided for a maximum of
25% of the Delmas Avenue frontage.

LLANDSCAPE AND OPEN SPACE GUIDELINES

5.1

5.2

5.3.

5.4.

It is intended that the landscape design for the Santa Clara
Setback - Site A should complement and create a design
consistency with the existing Guadalupe River Park and Gardens
{Confluence East} to the north of Santa Clara Street.

The Primary Sethack Zone on the Guadalupe River shall be
designed for public access and may include landscaping,
pedestrian trails, and seating and picnic areas. Landscaping
within this setback should include appropriate plant materials
consistent with the recommendations of that certain biological
report prepared by H.T. Harvey & Associates and dated April 28,
2002.

Trees shall be planted along Delmas Avenue at a typical spacing
of twenty-five feet on-center.

Palm trees planted along Santa Clara Street should remain.

URBAN FORM GUIDELINES

6.1.

6.2.

It is desirable that the design for the site recognizes the
Guadalupe River frontage as an important element.

The Santa Clara Setback — Site A opens up views of the river
from the street and is intended to create a new open space
highlighting the existing San Jose Water Company Building and
serve as a visual gateway to the Downtown core.
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6.4.

6.5.
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Building heights and setbacks should be varied along the
Guadalupe River to create spaces that provide opportunities to
create a variety of “river edge typologies” and the development of
passive and active activity zones.

It is desirable to locate a building at the comer of Santa Clara
Street and Delmas Avenue that reflects the strategic importance
of this location and creates a visual gateway to the Downfown
core.

The creation of a system of promenades, paseos and trails is
desirable to create strong linkages throughout the site and to
adjacent areas. This should be encouraged as follows:

6.5.1. Public access to walkway/trails within open spaces
along Santa Clara Street and the Guadalupe River.

6.5.2. _An at-grade linkage through ground-floor building is
desirable in order to create a mid-block connection
between Delmas Avenue and the Guadalupe River.

6.5.3. It is desirable that the streetscape along Delmas
Avenue and San Fernando Street be developed to
create an enhanced pedestirian experience.

ARCHITECTURAL GUIDELINES — BUILDING TOWER AND GROUND LEVEL
ORIENTATION

7.1

7.2.

7.3.

Lower level podiums should be designed to orient to the Delmas
Avenue re-alignment.

The primary entrances to the tower lobbies shall be located along
Deimas Avenue, San Femando Street or Santa Clara Street.

Active ground level uses should be enhanced within Site A as
follows:

7.3.1. Along Delmas Avenue, Santa Clara Sireet and San
Fernando Street frontages, ground level uses should
include transparent storefront treatments with
architectural elements that promote an enhanced
pedestrian experience. These elements should be
architecturally integrated within the overall buiiding
design. -
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7.3.2. Along the frontage to the Guadalupe River, the
Primary Setback Zone should be designed to promote
a variety of passive and active uses.

7.4.  Up to four towers shall be allowed in Site A.

7.5. Bridging between towers is allowed.

ARCHITECTURAL GUIDELINES — BUILDING DESIGN AND MATERIALS
8.1.  Buildings should be designed with four attractive facades.

8.2.  Building design should recognize the distinctive and varied
character of the site.

8.2.1. Development of horizontal and vertical elements is
encouraged to create a varied and interesting
pedestrian experience.

B.2.2. Buildings along the Guadalupe River should avoid
homogeneous and unrelieved facades.

8.2.3. Building design should be encouraged to have an
architecturally interesting skyline.

8.3. The building design as viewed from the ground level along the
Guadalupe River, Delmas Avenue, San Fernando Street and
Santa Clara Street should help to enliven and enhance the
pedestrian experience. This may be accomplished in a variety of
ways including the following:

8.3.1. The design and placement of entrances, windows and
storefronts in a manner that invites and engages
pedestrian interaction with interior uses.

8.3.2. Development of “green walls” by incorporating vine
pockets or “green screens” into the architectural
design.

8.3.3. Incorporating features of function and visual interest

such as seating and trellises.

8.4. Buildings should include articulation and variation of street level,
podium base, and towers.

8.4.1. The use of clear or lightly tinted glass at street level
should be encouraged.
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84.2 Extreme contrast in materials, colors, and other
characteristics that would cause a building to
excessively stand out contextually should be
discouraged. - i - -

8.4.3. Low-reflective cladding and windows shall be used so
as to minimize solar reflections onto the river.

8.5. Specific floor plans and architectural elevations shall be provided
as part of the Planned Development Permit process.

B. SITEB — WEST OF DELMAS
1.0 CONTEXT

Site B is located along the westem side of Delmas Avenue and is designated as the
residential zone within this development. Uses include residential development and the
potential for ground level Retail and Commercial development. The site is bounded by
Santa Clara Street to the north, Delmas Avenue to the east, the Los Gatos Creek
corridor to the west and San Fernando Street to the south. The proposed VTA site runs
across the southern boundary of the site.

20 LaND Use L T =

i |

2.1.  Aliowable Uses on Site B include the following:

2.1.1. All uses categorized under the headings of Residential
Uses, Residential Accessory Uses and improvements,
Transportation and Utilities Uses and Electrical Power
Generating Uses in San Jose Municipal Code Table
20-50 for Zoning District R-M (as in effect on the date
of PD Zoning approval for the project). Such uses
shall be Permitted, Conditional, or Special, as
indicated in that table and subject to the rules set forth
in San Jose Municipal Code Section 20.30.100 (as in
effect on the date of PD Zoning approval for the
project).

2.1.2. _At-grade (first floor) Retail or at-grade or second-fioor
Commercial uses (as defined in Sections A.2.1.1 and
A.2.1.2 of these Guidelines.)

2.1.8. Parking within an above-grade podium and below-
grade parking structures.

10
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2.1.4. Allowable uses for creek side ground-accessed
residential include any use categorized as Residential
use or Residential Accessory Use and Improvement in
San Jose Municipal Code Table 20-50 for Zoning
district R-M (as in effect on the date of PD Zoning
approval for the project).

3.0 PuysicAL DEVELOPMENT STANDARDS
3.1. Development Size and Density
3.1.1. Up to 325 residential units shall be allowed.

3.1.2. There shall be a minimum of 5,000 square feet and a
maximum of 15,000 square feet of at-grade
Commercial and Retail space.

3.2. Height

3.2.1. Podium - Maximum height of the above- grade parking
podium shall not exceed five levels (which shall not
exceed 70 feet) (refer fo sheet 2d), except as set forth
in Sections B.3.2.3 and B.3.2.4 of these Guidelines.

3.2.2. Towers — The maximum height of the residential
tower(s) including parapets, architectural elements
and mechanical equipment enclosures, shall not
exceed a vertical envelope of 218 feet above-grade
beginning at the property north boundary along Santa
Clara Street and rising to 268 feet above-grade at the
property south boundary along West San Fermando
Street (refer to sheet 2d}. For additional stepback
requirements, see Section B.3.3.4 of these
Guidelines.)

3.2.3. The structure adjacent to Los Gatos Creek shall not
exceed 45 feet in height along the Primary Setback
Zone (refer to sheet 2d), except in accordance with
Section B.3.3.4 of these Guidelines.

3.24. The structure along Delmas Avenue shall not exceed
45 feet in height.

3.3. Perimeter Setbacks and Stepbacks— The objective of the
setbacks is to create a strong urban edge along Delmas Avenue,
maintain the view corridor along Santa Clara Street, provide an
accessible and visible plaza area next to the proposed VTA site

M
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and minimize the impacts to Los Gatos Creek, while providing
access to the creek frail system. Refer {o sheets 2a-1 and 2d.

3.3.1. DELMAS SETBACK AND STEPBACK: In order to create a
strong urban edge, the structure adjacent to Delmas
shall have a zero foot setback from the right of way
and there shall be a minimum 15 foot sidewalk within
the right-of-way from the back of curb fo front of
structure (refer to sheet 2f). The tower stepbacks
(above the podium) along Delmas Avenue shall be a
minimum of 15 feet.

3.3.2.  ._SANTA CLARA SETBACK — SIDE B: The structure shall
have a minimum setback from the Santa Clara right-
of-way of 160 feet (fefer to the Santa Clara Setback —
Site B on sheet 2d.)

3.3.3. “TRANSIT SETBACK: The structure shall have a minimum
setback of 15 feet from the proposed VTA Site
together with an additional setback area within a 45
foot radius originating from the paint of intersection of
the Delmas Avenue Setback and this 15 foot setback.
This combined setback area is referred to as the
“Transit Setback” on sheet 2d. —

3.3.4. L.os GATOS CREEK: The project shall have a Primary
Setback Zone of 50 feet measured from the top of
bank in which no permanent buildings other than
landscape structures shall be located (refer to sheet
2d), To further enhance the Los Gatos Creek edge, a
stepback zone (“Special Tower Zone (Residential)")
shall be created which limits the amount of structure
that may be built within the zone that is between 50
and 70 feet measured from the top of bank. Within the
Special Tower Zone {Residential), no structure shall
exceed a height of 45 feet with the foliowing
exception: portions of the building which are greater
than 45 feet in height may encroach within this zone,
provided that the portion of the structure within this
zone which reaches 70 feet in height shall not exceed
50% of the area of this zone and the portion of the
structure which reaches the building envelope height
shall not exceed 35% of the area of this zone. (The
area that reaches the building envelope height is
included in the area that reaches 70 feet.) Refer to
sheet 2d. Beyond 70 feet measured from the top of
bank, the height of the towers shall conform to the

12






4.0

5.0

SAN JOSE WATER COMPANY- DELMAS SITE
Supporting Notes/Land Use Plan
May 13, 2002

building height envelope requirements set forth in
Section B.3.2.2 of these Guidelines.

QFF-STREET PARKING AND LOADING STANDARDS

4.1.

4.2,

4.3.

Parking shall be provided in structured garages with up to one
level of below-grade parking and up to five levels of above-grade
structured parking. The following parking requirements shall be
used to determine minimum standards for off-street parking:

4.1.1. The number of spaces provided shall be per Section
20.80.060, Table 20-210 of the City of San Jose
Municipal Code (as in effect on the date of the PD
Zoning Approval of the project.)

4.1.2. Commercial or Retail uses shall not be required to
provide any off-street parking.

4.1.3. Off-street parking spaces shall meet the size
requirements per Section 20.90.100; Table 20-220 of
the City of San Jose Municipal Code (as in effect on
the date of PD Zoning approval of the project) with the
following exception: a minimum 24 foot wide two-way
drive aisle shall be permitted for 90 degree parking
within a struciured garage.

4.1.4. Access to and egress from the parking shall be from
Delmas Avenue.

No off-street loading spaces shall be required for Site B. A curb
adjacent loading zone shall be provided for a maximum of 25% of
the Delmas Avenue frontage.

No on-grade outdoor storage shall be permitted.

LANDSCAPE AND OPEN SPACE GUIDELINES

5.1.

The Primary Setback Zone on Los Gatos Creek shall be designed
for public access and may include landscaping, pedesirian trails,
and seating and picnic areas.

51.1. Development shall be set back from the Santa Clara
Setback — Site B to open up the natural creek edge to
the public and provide a linkage from the Guadalupe
River Park to the site. Refer to sheet 2a-1.
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6.0

7.0

5.2.

5.3.

5.4.

5.5.

SAN JOSE WATER COMPANY- DELMAS SITE
Supporting Notes/Land Use Plan
May 13, 2002 '

5.1.2, Development of additional plazas/gathering places
along Los Gatos Creek shall be encouraged.

Landscaping along the Los Gatos Creek frontage should include
appropriate plant materials consistent with the recommendations
of that certain biclogical report prepared by H.T. Harvey &
Associates and dated April 29, 2002.

It is intended that pianting within the Santa Clara Setback — Site
B should reflect and integrate with both the natural riparian
landscape and the existing Guadaiupe River Park and Gardens
(Confluence East) to the north of Santa Clara Street.

Trees shall be planted along Delmas Avenue at a typical spacing
of twenty-five feet on center.

Palm trees planted along Santa Clara Street should remain.

URBAN FORM GUIDELINES

6.1.

The creation of a system of promenades, paseos and frails is
desirable to create strong linkages throughout the site and to
adjacent areas. This should be encouraged as follows:

6.1.1. Developed streetscape along Delmas Avenue and the
proposed VTA station.
6.1.2. Public walkway/trails within open spaces along Santa

Clara Street and Los Gatos Creek linking the
proposed VTA site to the Arena.

6.1.3. Development of a pedestrian plaza between the
proposed VTA site and the residential building.

ARCHITECTURAL GUIDELINES — BUILDING TOWER AND GROUND LEVEL

ORIENTATION

7.1.  Ground floor podium frontage shall provide entrances along
Delmas Avenue.

7.2.  Access to residential towers shall be encouraged along the
Delmas frontage and/or from the plaza at the VTA Station.

7.3.  Access to individual townhouse units shall be [ocated along the
Los Gatos Creek frontage and portions of Delmas Avenue.

7.4. Up to two residential towers may be located above the podium.
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7.5.

SaN JOSE WATER ComMPANY- DELMAS SITE
Supporting Notes/Land Use Plan
May 13, 2002 )

It is desired that townhouses or other residential product should
be located at the exterior edge of the above-grade parking facing
the Los Gatos Creek Primary Setback Zone for a minimum of two
levels above the adjacent grade. First floor units along Los Gatos
Creek should have individual entries or stoops with direct access
to the sidewalk and may have an entrance from the garage as
weil. Also see Section B.8.3.1 of these Guidelines.

8.0 ARCHITECTURAL GUIDELINES — BUILDING DESIGN AND MATERIALS

8.1.

8.2

8.3.

Buildings should include articulation and variation at street level,
podium base, and towers.

8.1.1. The use of clear or lightly tinted glass at street level
should be encouraged

8.1.2. Extreme contrast in materials, colors, and other
characteristics that will cause a building to excessively
stand out contextually should be discouraged.

8.1.3. Low-reflective cladding and windows shall be used so
as to minimize solar reflections onto Los Gatos Creek.

It is intended that the residential building(s) on Site B should have
its own identity when compared to the commercial Site A, but
remain thematically consistent.

8.2.1. Building facades should be articuiated both vertically
and horizontally.

8.2.2. Building facades should reflect residential character
while maintaining a balanced and harmonious
composition.

8.2.3. Balcony treatments should reinforce the composition

of the building skin.

8.24. Building design should be encouraged to have an
architecturally interesting skyline.

The edge treatment of the above-grade parking should be
accomplished in such a way as to enliven the adjacent pedestrian
experience and screen open sides from public view.

8.3.1. At the Los Gatos Creek edge, garage levels that are

not screened by residential uses shali be screened
with landscape or architectural materials.
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8.4.

SAN JOSE WATER COMPANY- DELMAS SITE
Supporting Notes/Land Use Plan .
May 13, 2002 -

8.3.2. . Atthe proposed VTA site and Delmas Avenue edge,
Retail and Commercial space should occur at the
street level. Garage levels that are not screened by
residential uses shall be screened with landscape or
architectural materials.

Specific floor plans and architectural elevations shall be provided
as a part of the Planned Development Permit process.

C.PuBLIC OFF-SITE IMPROVEMENTS

1.0

2.0

3.0

4.0

5.0

RE-ALIGNED DELMAS STREET .

1.1.

1.2.

Delmas Street shall be realigned with a slight bow to the west.
The intersections at Santa Clara and San Fernando Streets shall
remain in their existing locations.

The re-alignment of Delmas Street creates a strong visual
connection from the new transit plaza, adjacent to the new VTA
station, north across the intersection of Santa Clara and Deimas
Streets and into the park terminating at the confluence of the two
waterways that surround this site, Los Gatos Creek and the
Guadalupe River.

TRAFFIC SIGNAL i}

TRAFFIC CIRCULATION 7

UNDERGROUNDING

ELECTRICAL , : _

D. ENVIRONMENTAL MITIGATION
E. PERFORMANCE STANDARDS )
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Development and Performance Standards

The PD zoning (defined as the "project®) allows a mixed-use commercial and residential
development located in the greater downtown area of San Jose. It further allows the phased
development of up to 1.025 million square feet of commercial and retail uses east of Delmas
Avenue on Site A, and up &0 325 residential units and up 1o 15,000 square feet of commercial
and retail uses west of Delmas Avenue on Site B, subject to the guidelines ("Guidelines™ which
consist of Sections A and B below. The historic San Jose Water Company headquarters building
s located in the northeast corner of the site. The main rectangular building (approx. 15,900 SF)
fronting Santa Clara Street will remain, and will have commercial andfor retail uses subject to
market demand. The transformer House will be retained on site or relocated to another location
on Site A {as set froth in detail in Section A.6.0) Al other buildings wik be removed. While
maintaining the existing intersections at Santa Clara and San Fernando Streets, a sight bend of
Deimas Avenue to the west is planned to orient pedestrian and vehicle traffic to the adjacent
waterways and create a visual link between the park to the north and proposed station to the
south. Parking for the commercial spaca east of Delmas Avenue will be provided in siructuned
garages with up to two levels below-grade and up 1o five levets above-grade. Parking for the
resideniial space west of Deimas Avenue will also be provided in structured garages with up to
one level below grade and up to five levels above-grade. Along Los Gatos Creek and the
Guadalupe River, all new building structures wilt have minimum landscaped setback areas which
will include pedestrian trails {up to 8 feet wide) and seating areas. These Development and
Periormance Standards are consistent with the City's Commercial Design Guidelines {May
1990}, Residential Design Guidelines {February 1997}, and the Guadalupe River Park and
Gardens Urban Design Guidelines (October 2003), as these documents read on the date this PD
Zoning was apphoved.

A. Site A - East of Delmas
1.0 Context

Site A is located along the eastem side of Delmas Avenue and is designated as the commercial
zone within this development. Uses generally include "Commercial® (as defined in Secticn

A 2.1.1 below) and the potential for first and second levet "Retail® {as defined in Section A.2.1.2
below) development. The site is bounded by Santa Clara Street io the north, Deimas Avente to
the west, the Guadalupe River corridor to the east and San Femando Strest to the south. The
proposed VTA rail line runs across the southwestern comner of the site. The site inckides the
exrsting San Jose Water Company Building.

2.0 Land Use

2.1. Allowable uses on Site A indude the following:

2.1.1. Al uses elther categorized under the headings of, or listed individually as, Education and
Training, Private Club or Lodge, Health Club, Gymnasium, Offices and Financial Services, Public,
Quasi-Public and Assembly Uses, Recycling Uses, Transporiation and Utilities, Transportation
and Communication, and Electric Power Generation [collectively *Commesrcial®] in either Table
20-90 for Zoning District CN or Table 20-140 for £oning District DC of the San Jose Municipal
Code {as such tables are in effect on the date of PD Zoning approval for this project). Such uses
shall be Pemitted, Conditional, Special or Administrative, as indicated in those tables and
subject to the rules set forth in San Jose Municipal Code Sections 20.40.100 and 20.70.100 {as
in effect on the date of PD Zoning approvat for this project) except as follows:

{3) Inthe event of a conflict between Table 20-90 and Table 20-140, the project shall be subject
to the more permissive of the regutations.

(b} The following uses which are listed in Tables 20-90 and Table 20-140 shall all be "P*
(Permitied Uses), nolwithstanding the designation piven to, or the prohibition of, these uses in
these tables: alf uses listed under Education and Training; Health Club, gymnasium: Swim and
Tennis Club; Private clubs and lodges; Museums, libraries, community centers {Privately
operated); Television, radio studics without antennaldishes: Auditoriums; Shori-term parking Jot
for uses or events other than on-site {which includes, but is not timited 1o, parking by Pavilion
event patrons); Wireless communication antenna: Stand-by/Back-up Facilities that do not exceed
noise or air standards.

2.1.2. All uses either categorized under the headings of, or fisted individually as, General Retail,
Education and Training, Entertalnment and Recreation Related, Food Services, Heatth and
Veterinary Services, General Services, Public, Quasi-Public and Assembly Uses, Recycling
Uses, Transportation and Utilities, Transportation and Communication, Vehicle Related Uses
{collectively "Retail™) in either Table 20-90 for Zoning District CM or Table 20-140 for Zoning
District DC (as in effect on the date of PD Zoning approval for this project). Such uses shall be
Permitted, Conditional, Special or Administrative, as indicated in those tables ancd subject to the
fules set forth in San Jose Municipal Code Sections 20.40.100 and 20.70.100 {as in effect on the
date of PD Zoning approval for the project), except as foffows:

{a) in the event of a conflict between Table 20-90 and Table 20-140, the project shall be subject
to the more permissive of the reguiations.

(0) The following uses which are listed in Tables 20-90 and Table 20-140 shall of be P
{(Permitted Uses), notwithstanding the designation given to, or the prohibition of, these uses in
these tables: Alcoholioff-site sales; Outdoor vending; all uses listed under Education and
Training; Health ciub, gymnasium; Swim and tennis club: Dnnking establishments; Private clubs
and lodges; Museums, libraries, community centers (Privately operated); Television, radio
studios without antenna/dishes; Auditoriums: Short-term parking lot for uses or events other than
on-site (which includes, but is not limited to, parking by Pavilion event patrons), Wircless
commurscalion antenna; Stand-by/Back-up Facilifies that do not exceed noise or air standands.

2.1.3. Parking within an above-grade podium and below-grade parking structures.

2.1.4. The site cumrently includes the axisting San Jose Water Company Building, with its
attendant office and daytime parking uses. The site also currently contains groundwater
production, freatment and distribution facilities and related infrastructure and uses atiendant foa
water supply ulitity. The site also currently is used as a parking lot for evening and weekend
parking use by Pavilion event patrons. Because it is not known when ful) deveiopment of the site
with its high-density office uses will be implemented, it may be necassary or desirable for the
property owner to make minor modifications or additions 1o the buitdings on or uses of the site
{so as to maintain the viability of the existing uses) during the period before the sita is developed
for its contemplated high-density uses. Such modifications or additions wif ba permitted
pursuant 1o a PD permit, at the discretion of the Planning Director, where such modifications or
additions are allowed in the zoning district that appiied to the site immediatety prior to adoption of
the PD zoning for the site {i.a., CN, LI and HE, as shown on the attached map, Figure ¥ - Sheef
Zc}. or as pemnitied by these Development and Performance Standards {whichever is more
permissive). Modifications, repairs, additions and enhancemenis to, and rehabilitation and
replacement of, groundwater production, treatment and distribution facikties and related
infrasiructure, arldmnﬁmaﬁunnfrﬂateﬁum,alsuvﬁﬁhapennﬂtedpmmmtnampenﬂﬁ.a
the discretion of the Planning Director. Development of the site will be effectuated through
issuance of PD permits or amendments to previously issued PD permits.
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3.0 Physical Development Standards

3.1. Development Size and Density

3.1.1. There shall be a maximurn total of 1,025,000 square feet (including space in the exdsting
San Jose Water company Building) of Commercial and Ratail space, of which {if 1,025,000
square fest of Commercial and Retail space 's constructed) there shall be a minimum of 975,000
square feet and up to a maximum of 1,020,000 square fest of Commercial uses and a mnimum
of 5,000 square feet and up to a maximum of 50,000 square feet of Retail uses. Some uses
qualify as both Commercial and Retail {as defined in these Guidelines) and may be permitied
within either of the space limitations for Commercial or Retail. [If 1,025,000 square feet is
constructed, a minimum of 40,000 square feet shall be "Activily Generating Space® defined to
mean space devoled fo either Commercial or Retail uses which is located on the first one or two
levels, incorporates clear or lightly tinted glass to provide transparency between interior and
exterior activity, and is accessible from individual entrances directly from perimeter ground level.
ﬂnymstawantmtfumtedinﬂmSmJnseWa:terCumpany Building, but which is located on the
Guadalupe River side of the project, shall front on or be within 150 feet of the Santa Clara
Setback - Site A (which sethad:hmmnmsmahﬂinmmhmamgmwmﬁda
access.

Primary Setback Zone {refer fo sheet 2d}). For additional stepback requirements, sea Section
A.3.3.2 of these Guideatines.

3.2.3. The structure along Deimas Avenue shall not exceed 45 fest In height except within 200
feetnfﬂ'lemmud’ﬁarﬁa{HammdSananduStreets.whemmghaightlinﬂslﬂIbame
height envelope described in Section A.3.2.4 of these Guidelines {refer to sheet 2d).

3.24. Towers - The maximum height of towers including parapets, architechural slements and
mechanical equipment enclosures, shall not exceed a vertical envelope of 218 feet above-grade
beginning at the property north boundary along Santa Clara Street and rising to 268 feet
above-grade at the property south bouniary along San Femando Street {refer to building
envelope section sheet 2d),

(a) [t is desirable that the heights of the towers vary across the site.
{b) For stephack requirements, see Section A.3.3.2, a, b and ¢ of these Guidelines.

3.3 Perimeter Setbacks and Stepbacks - The objective of the setbacks and stepbacks is to
create a strong urban edge along Delmas Avenue and San Fernando Street, o create a view
cormidor along Santa Clara Street o the Guadalupe River, to provide an accessible and visible
plaza area next to the existing San Jose Water Company Building, and to minimize the mpacts
to the Guadalupe River while providing access to the creek raif system. Refer to the Land Use
Plan Sheet 2a-1.

The tower sethacks (above the podium] along
3.2.% Delmas Avenue may vary {refer to sheet 2d). See Section A.3.2.3 of these Guidelines. It
Is desirable that the orientation of the towers conforms to the downtown cify grid.

3.3.2. Guadalupe River Sethack and Stepbacks: The project shall have a Primary Setback Zone
of 50 feet measured from the top of bank, in which no permanent buildings other than landscape
structures shall be buitt {refer to sheet 2d). To further enhance the Guadaiupe River edge, a
series of building height stepbacks shall be created along the Guadalupe River which shall kmit
the height of the structures that may he bisit within various zones, as foltows {refer to sheet 2dY):

(a) Any portion of the mmﬂmmﬂtﬂismsﬂmﬂmfmtmmdmmp
of bank shall not exceed a height of 45 feet.

the top of the bank shall not exceed 70 feet with the following exception: portions of the
siructures which are higher than 70 feet (and may have heights up to the building height
&nvalnpe}myemmmmismpmﬁdedmmmepuﬁmufmemmatamh
Himited to no more than 110 feet of building edge facing the Guadalupe River.

{c) Beyond 120 feet measured from the top of the banik, the height of the towers shall conform to
the building envelope requirements set forth in Section A.3.2.4 of thase Guidelines.

3.3.3. Santa Clara Sethack - SITE A: Structiwes are set back behind the open space zone
sm-masmm&m-mnmﬂwmmuﬁpmsmz&m

3.3.4. Proposed VTA sethack: Zero sethacks along the VTA properly line are pemitied 1o create
building facades that are paraffet to San Femando Street.

3.3.5. San Femando Sethack: Struciures shall be set back o minimum of 20 feet from the back
of right-of-way along San Fernando Street, as such nght-of-way is shown on sheet 2a-1.

’]"“ *‘n-lﬂf!!p T TIMeT U ‘f [I I

S 2R === T .M E IRl o EilE. g 1IN AT LEER ol el o rml 't Fipl i

4.0 Off-Street Parking and loading standards

4.1. Parking shall be provided in structured garages with L 10 iwo levels of below-grade and up

to five levels above-grade. The following parking requirements shalf be used to determine
minimum standards for off-street parking:

4.1.1. At the property owner's election, up to 10 % of required parking may be valet. A minimum
of 90% of required parking shall be provided in dedicated stalls.

4.1.2. Parking shall be provided within a range of 2.25 1o 2.00 spaces for every 1000 gross
square feel of Commercial and Retall (as these terms are defined in Section A.2.1 of these
Development and Performance Standards) space {the number within the range to be at the
propesty owner's sole discretion, depending on market demand).

2.0 Landscape and Open Space Guidelines

9.1. It is intended that the landscape design for the Santa Clara Setback - Site A should

complement and create a design consistency with the existing Guadalupe River Park and
Gardens {Confluence East) to the north of Santa Clara Street.

5.2. The Primary Setback Zone on the Guadalupe River shall be designed for public access and
may include both passive and active activities. Landscaping within this setback should include
appropriate plant materials conststent with the recommendations of that certain biotogical repost
prepared by H.T. Harvey & Associates and dated April 29, 2002.

.J. Trees shall be ptanted along Delmas Avenue at a typical spacing of twenty-five feet
Oon-cerer. |

5.4. Palm trees planted along Santa Clara Street should remait.

6.0 Urban Form Guidelines

6.1. It is desirable that the design for the site recognizes the Guadalupe River frontage as an
important element.

§.2. The Santa Clara Setback - Site A opens up views of the river from the street and is intended
lo create a new open space highlighting the existing San Jose Water Company Building and
Serve as a visual gateway to the Downtown core.

£.3. Building heights and setbacks should be varied along the Guadalupe River to create spaces

that provide opportunities to create a variety of “river edge typologies” and the development of
passive and active activity zones.

6.5.1. Public access to walkwayftrails within open spaces along Santa Clara Street and the
Guadalupe River.

6.5.2. An at-grade linkage through ground-fioor building is desirable in order to create a
mid-block connection between Dedmas Avenue and the Guadalupe River.

7.0 Architectural Guidelines - Building Tower and Ground Level
Orientation

7.1. Lower level pediums should be designed 1o orient to the Delmas Avenue re-alignment.

7.2. The primary entrances to the tower lobbies shat be located along Delmas Avenue, San
Fernando Street or Santa Clara Street.

T.3. Active ground leve! uses should be enhanced within Site A as follows:
73.1 Along Delmas Avenue, Santa Clara Street and San Femando Street frontages, ground

level uses should include transparent storefront treatments with architectural elements that
promote an enhanced pedestrian experience. These elements should ba architecturaity

integrated within the overall building design.

7.4. Up to four towers shall be allowed in Site A

1.5. Bridging between towers is allowed.
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8.0 Architectural Guidelines - Building Design and Materials

8.2.1. Development of horizontal and vestical elements is encouraged to create a varied and
iteresting pedestrian experience.

8.2.2. Buildings along the Guadalupe River should avoid homogeneous and unrelieved facades.
8.2.3. Building design should be encouraged to have an architecturally interesting skyline.

8.3. The building design as viewed from the greund leved along the Guadalupe River, Delmas
Avenue, San Fernando Street and Santa Ciara Sireet should help to enliven and enhance the
pedestrian experience. This may be accomplished in a variety of ways including the following:

8.3.1. The design and placement of entrances, windows and storefronts in a manner that invites
and engages pedestrian interaction with interior uses.

8.3.2. Development of "green walls™ by ncorporating vine pockets or "green screens” into the
architectural design.

8.3.3. Incorporating features of function and visual interest such as seating and treffises.
8.4. Buildings should include articulation and variation of street level, podium base, and towers.
8.4.1. The use of clear or lightty tinted glass at sireet level should be encouraged.

8.4.2. Extreme contrast in materials, colors, and other characteristics that would cause a buikfing
to excessively stand out contextually should be discouraged.

8.4.3. Low-reflective cladding and windows shall be used so as 1o minimize solar reflections ondo
the river.

8.5. Specific floor plans and architectural elevations shall be provided as part of the Plarmed
Development Permit process.

B. Site B - West of Delmas
1.0 Context

Site B is located along the westem side of Delmas Avenus and is designated as the residential
Zone within this development. Uses include residential gevelopment and the potential for ground
leveld Retail and Commercial development. The site is bounded by Santa Clara Street to the
north, Delmas Avenue to the east, the Los Gatos Creek corridor to the west and San Femando
Street to the south. The proposed VTA site runs across the southern boundary of the site.

2.0 Land Use

2.1. Allowable Uses on Site B include the following:

2.1.1. All uses categorized under the headings of Residential Uses, Residential Accessory Uses
and Improvements, Transportation and URities Uses and Electrical Power Generating Uses in
San Jose Municipal Code Tablte 20-50 for Zoning District R-M (as in effect on the date of PD
Zoning approval for the project). Such uses shail be Permitted, Conditicnal, or Special, as
indicated in that table and subject to the riles set forth in San Jose Municipal Code Section
20.30.100 (as in effect on the date of PD Zoning approval for the project). Shorl-term parking lct
for uses or events cther than on-site {which inciudes, but is not limited to, parking by Pavilion
event pairons) also shall be a Permitted use.

2.1.2. At-grade (first fioor) Comenercial or Retzif uses (as defined in Sections A.2.1.1 and A.2.1.2
of these Guidelines.)

2.1.3. Parking within an above-grade podium and below-grade parking structures.

Residentia¥ use or Residential Accessory Use and Improvement in San Jose Munici pal Code
Table 20-50 for Zoning district R-M (as in effect on the date of PD Zonmng approval for the
project).

2.1.5. The site currently includes one residence. The site also currently contains groundwater
production, treatment and distrdution facilities and refated infrastructure and uses aftendant to a
water supply utiity. The site also currently is used as a parking lot for evening and weekend
parking use by Pavilion event patrons. Because it is not known when full development of the site
with its high-density residential uses will be implemented, it may be desfrable or necessary for
the property owner to make modifications to the site or uses of the site during the period before
the site is developed for its contemplated high-density <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>